The Evolving Landscape A strategic energy plan fits as a part of the strategic asset plan for the property, to guide project planning and decision-making. This is an important first step so that upper level management understands, buys-in, and supports the energy strategy. Figure   1 provides a schematized overview of the process involved.
With a comprehensive strategy and organizational mandate in place, the path is smoothed, compared with bringing each individual project for review-justificationapproval. NYSERDA provides a more customized state-wide database. These tools, as shown in Table 1 , are used to establish energy performance under third-party rating and labeling systems, such as LEED and GreenGlobes.
II. Retrofit Tools & Technologies
While benchmarking shows the energy performance of a building, it does not show how the building uses that energy or why the building performs that way. This further level of understanding requires an energy audit to identify the end-uses of energy and assess what improvement opportunities may be available. The energy audit is often a required first step in retrofit incentive and financing programs.
The audit and benchmarking process enables building owners to determine the costs and benefits of achieving energy saving goals and may enable owners to pursue one of the building certifications outlined above. Goals need to be analyzed with the building technologies in mind to determine an appropriate financing strategy. Upgrades that focus on less technically complex measures may be accessible through budgeted operating funds, while advanced strategies will require capital investments and other financing vehicles may be necessary to implement them.
in response to grid activity (see BAS description in Table 3 ) -for instance, a BAS may automatically cut back on energy use during peak hours as part of a Demand Response program, reducing energy use during periods of higher energy costs (known as "realtime" pricing, in which the utility charges higher rates for electricity during peak hours) and operating certain systems during off-peak hours when energy rates are lower.
III. Existing Incentive Programs
Public sector incentive programs that offset part of the costs of energy efficiency retrofits include federal tax benefits as well as cash rebates and incentives through NYSERDA. Individual utility companies also offer rebates and incentives for efficiency upgrades. In some cases overlapping incentives may be available from NYSERDA and utility companies, but can be claimed only from one entity.
Federal Tax Credits
A federal tax deduction of up to $1.80 per square foot is available for envelope, lighting, and mechanical system upgrades, placed in service between Jan. a greater tolerance for the EPC process.
• Public buildings are often owner occupied, and do not have the burdens of a mortgage.
• Public buildings do not typically face the "split incentive" problem common in commercial tenantoccupied spaces.
• Funding is typically obtained through municipal funds or bond 
Utility On-Bill Financing Programs
On-Bill Financing (OBF) Programs (sometimes referred to as "on-bill collection programs" and "Pay-AsYou-Save", "PAYS") can be considered similar to PACE programs but funding is provided and administered by utility companies with surcharges added to the monthly utility bill. In another sense, the utility is acting as the ESCO and project financier. Program details vary, including duration of the repayment period, the portion of the capital costs that are financed, and the interest rate. 33 One important difference between OBF and PACE programs is that OBF programs don't necessarily tie loans to the property (referred to as "tariff" or "meter obligation"); some are structured as personal or business loans. 34 
